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TITLE: COMPREHENSIVE PLAN AMENDMENT NO.
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Administrative Action: 10/16/02

RECOMMENDATION: Approval of the “generalized”
locations (9-0: Steward, Bills-Strand, Krieser, Larson,
Carlson, Newman, Taylor, Duvall and Schwinn voting
‘yes’).

FINDINGS OF FACT:  

1. The staff recommendation to approve this comprehensive plan amendment request is based upon the
“Status/Description” and “Comprehensive Plan Implications” as set forth in the staff report on p.2-3, concluding
that, given the review of the area, moving the Community Center is appropriate.  The general location of the new
Neighborhood Center, given the pattern of development within the square mile, is appropriate.  Site specific
designation of the Community Center and Neighborhood Center will wait until further details and review of the area
is complete.

 
2. The applicant’s testimony is found on p.4-5.

3. Testimony in opposition is found on p.5-6.

4. The Planning Commission discussion with staff is found on p.6.

5. The applicant’s response to the opposition is found on p.6-7.

6. On October 16, 2002, the Planning Commission agreed with the staff recommendation and voted 
9-0 to recommend approval of the “generalized” locations.   (See Minutes, p.7).  
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LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________

Comprehensive Plan Amendment No. 02002

Proposal #12

Applicant Location Proposal

J. Michael Rierden for Lincoln

Federal Savings Bank

S. 27th - 40th, Yankee Hill to

Rokeby Road

Move the Community Center

designation to ½ mile north of 40th

and Rokeby Road and designate a

new Neighborhood Center

commercial generally southeast of

27th and Yankee Hill Road

Recommendation: Approval of the generalized locations

Given the review of the area, moving the Community Center is appropriate. The general location of

new neighborhood center, given the pattern of development within the squar mile is appropriate.

Specific designation of the Community Center and Neighborhood Center will wait until further details

and review of the area is complete.

Status/Description

The applicant has proposed a land use plan for the square mile between S. 27th and 40th St., from Yankee Hill

Road to Rokeby Road. This area includes 20 acres parcel owned by Lincoln Public Schools for a potential future

elementary school. The applicant is working with LPS on a specific location for the future school. The applicant is

proposing a Neighborhood Center generally southeast corner of 27th and Yankee Hill Road and that the Community

Center currently designated generally at 40th and Rokeby Road, be moved a ½ mile to the north to be generally a ½ mile

between Yankee Hill Road and Rokeby Road on S. 40th St.

Comprehensive Plan Implications

The general vicinity of 40th and Rokeby Road is designated as a “Community Center” in the Business and

Commerce section of the Plan. The Plan notes that somewhere within a ½ mile of this intersection is an appropriate

area for a center of 250,000 to 500,000 Square Feet (SF) of a mixed use commercial space. At the current time, the

location of the Community Center is not site specific. In the future, once specific proposals are submitted, an exact

location would be determined as designated in the Plan.

Community Centers may be larger in area if certain incentive criteria are met. In the accompanying letter,

Michael Rierden, attorney for the applicant reviews point by point why they believe this site is in conformance with the

proposed Commercial/ Industrial policy. The proposed mix of uses, pedestrian connection, amenities open space and

greater population within the square mile are keeping with the proposed policy. However, further specifics will need

to be part of development submittals in the future.

In the south Lincoln area, prior to the adoption of the Comprehensive Plan in May 2002, three commercial

centers with over 300,000 SF were approved at 14th and Yankee Hill Road, 27th and Yankee Hill Road and 40th and



-3-

Yankee Hill Road. None of these previously existing centers meet the spacing criteria for Community Centers of the

new Comprehensive plan. The nearest center to this proposal, at 40th and Yankee Hill Road, is one mile from the current

designation at 40th and Rokeby Road. The site at 40th and Yankee Hill Road is zoned B-2 Planned Neighborhood

Business district and is intended for neighborhood commercial uses. 

The Plan’s designation for new Community Centers is for the area within a ½ mile of the intersection of 40th

and Rokeby Road.  The proposed relocation to a ½ mile north of Rokeby Road is within the intended ½ mile designation.

Currently, Rokeby Road is not open between 40th and 56th, though it is shown as a two lane road in the Plan. Due to

topography, drainage ways, and the future road network, sites ½ mile to the west  and along Rokeby Road are not

suitable as those along S. 40th Street. 

Sites further south of Rokeby Road on S. 40th Street would provide better spacing from the already approved,

but unbuilt Community size centers along Yankee Hill Road. However, this would also moves the center closer to a

planned light industrial/commercial center at the future interchange of the South Beltway and approximately S. 33rd

Street. (Neither S. 27th nor S. 40th directly intersect with the South Beltway, the interchange is in between both streets.)

Mixed use development is encouraged in the Comprehensive Plan. From the information available to date, there

is potential for this site to be an appropriate location for a large “Community Center,” and possibly for a smaller

“Neighborhood Center” (50,000 to 250,000 SF) with the remainder of the area for a mix of residential housing types.

There is an opportunity for the Community Center to take access at the ½ mile point between two arterial street

intersections and to utilize the future capacity of 40th Street. The applicant has already met with other property owners

in the area and is considering a coordinated plan for a larger area. This planning is still underway.

Conclusion

Given the review of the area to date, moving the Community Center is appropriate. The general location of new

neighborhood center, given the pattern of development within the squar mile is appropriate. A site specific designation

of the Community Center and Neighborhood Center will wait until further details and review of the area is complete.

Amend the Comprehensive Plan as follows:

1. Amend the “Lincoln/Lancaster County Land Use Plan,” figure on pages F23 and F25, to move the Community

Center designation from 40th and Rokeby Road to the area generally ½ mile between Rokeby Road and Yankee

Hill Road on South 40th Street as shown on the map on following page.

2. Amend the “Existing and Proposed Commerce Centers,” figure on page F 41 and text on page F 46 for

proposed location of Community Centers to move the designated the Community Center to  generally ½ mile

between Rokeby Road and Yankee Hill Road on South 40th Street.

3. Amend the “Existing and Proposed Commerce Centers,” figure on page F 41 to designate a new  Neighborhood

Center generally southeast of 27th and Yankee Hill Road as shown on the following page.
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COMPREHENSIVE PLAN AMENDMENT NO. 02002.12
PROPOSAL #12 

So. 27th - 40th, Yankee Hill to Rokeby Road

COMPREHENSIVE PLAN AMENDMENT NO. 02002
14 LAND USE PROPOSALS.
PUBLIC HEARING BEFORE PLANNING COMMISSION: October 16, 2002

Members present: Steward, Bills-Strand, Krieser, Larson, Carlson, Newman, Taylor, Duvall and
Schwinn.  
        
Steve Henrichsen of Planning staff advised the Commission that these are the 14 land use proposals
which came before the Planning Commission last April during the Comprehensive Plan update.  The
Planning Commission had recommended that these proposals be held over, and the City Council and
County Board agreed.  Proposal #1 requested by the School Sisters of Christ the King will not be
heard today.  The applicant previously requested that this proposal be deferred.  

(Editorial Note: The Commission held public hearing on all 13 land use proposals before taking
administrative action on any of them.  Once the public hearing was closed, the Commission went
back to Proposal #2 and voted on each proposal separately.  For purposes of organization and
clarity, the action taken by the Commission at the close of the public hearing is being inserted with
the appropriate proposal within this minutes documents.)

COMPREHENSIVE PLAN AMENDMENT NO. 02002
PROPOSAL #12
PUBLIC HEARING BEFORE PLANNING COMMISSION: October 16, 2002

Members present: Steward, Bills-Strand, Krieser, Larson, Carlson, Newman, Taylor, Duvall and
Schwinn.  

Staff recommendation: Approval of the generalized locations.

Proponents

1.  Michael Rierden appeared on behalf of Lincoln Federal Savings Bank of Nebraska, and
provided a brief history of the proposal.  He showed maps on the monitor.  This whole area is currently
designated urban density residential.  Lincoln Federal has acquired 600 acres in this particular area.
This proposal is for two amendments for a neighborhood designation at the corner of 27th and Yankee
Hill Road, and a new commercial or community center designation at ½ mile north of 40th and Rokeby
Road.  

In working with the staff, an agreement has been reached that would show the community center
generally at the intersection of Rokeby Road and 40th Street and to move the community center
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designation up to the half section line straddling 40th Street.  Rierden indicated that the applicant has
been in contact with the neighbors to the east and will work with them.  

With regard to the neighborhood center, the applicant and staff have agreed that it be shown in the
general location of the corner of 27th and Yankee Hill Road.  

The specific designations for these centers will be worked out during the review of the changes of zone
and use permits.  

Opposition

1.  Kent Seacrest appeared on behalf of Ridge Development Company and Southview, Inc. in
opposition.  Seacrest submitted that these designations are premature.  He has not had the opportunity
to talk with the applicant or staff; however, his clients, owning properties to the north, would request a
level playing field.  The existing neighborhood center and commercial center have been approved and
zoned at different locations.  The neighborhood centers (N) are to be 3/4  to 1 mile apart and Seacrest
finds it interesting how staff supports this.  The community centers (C) are to be 2-3 miles apart.  The
current designation of the “C” at the corner of Rokeby and 40th Street is appropriate.  But he does not
believe it is fair to put two big “C’s” within one-half mile of each other.  If you have a “C” in one section,
you’re not supposed to have an “N” in the same section.  This proposal is for a “C” and an “N” in the
same section.  Seacrest’s clients had also originally submitted a commercial designation on the
northwest corner of 27th and Yankee Hill over a year ago.  Staff indicated that they would actively
oppose this designation and anyone asking for an “N” on the southeast corner.  Seacrest’s clients
withdrew their application.  Seacrest is shocked to find that the staff now supports the “N” on the corner
which they told us they opposed.

Seacrest also pointed out that his clients did not receive their “N” and “C” designations until they did
a whole subarea plan, including a detailed traffic study, infrastructure plan, and an annexation
agreement spelling out contract zoning, the traffic flow movements and how they would pay their fair
share.  He is amazed that staff would support a Comprehensive Plan designation before any of those
things have been figured out.  Seacrest recognizes that this section is going to have commercial, but
he pleaded that the Commission “keep it fair”–follow the Comprehensive Plan and follow the standards
that have already been set.  We don’t know the traffic consequences and it scares us.  

Duvall asked staff to explain the spacing and proximity requirements.  Steve Henrichsen of Planning
staff cited from the Comprehensive Plan: 

...When a square mile of urban use contains a community regional center and that center
includes many of the uses found in a neighborhood center, then a neighborhood center would
not be approved within that square mile.  This provision would not apply if the incentives listed
below (including greater residential population) have been met. ...

Then it goes on to list the incentive criteria in terms of encouraging more pedestrian orientation, greater
commercial access–a whole series of other things, including a greater population within that square
mile.  It is upon this basis that we are looking at these “generalized” locations.  The staff
recommendation should have perhaps underlined and bolded generalized location.  We are not
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recommending approval of a neighborhood center on the exact corner of 27th and Yankee Hill Road.
We have discussed several different possibilities with the applicant for that neighborhood center.  One
of those may end up being on the corner itself.  But certainly, within this square mile, depending upon
how it develops, a neighborhood center, in addition to the community center, might be appropriate.
However, as noted in the staff report, the further specific designation and details will have to wait until
more of the items come forward.  Mr. Maddox is very close to submitting a preliminary plat.  We have
had considerable discussions about multiple locations for the neighborhood center within this area.
When you start to look within the whole square mile on the southern and eastern side of it, there are
several draws through the property where there are tree masses and areas where we would like to
encourage retention of the floodplain areas.  Some of those locations may have been potential
locations for neighborhood centers, but when you start to look at the topography, they are not
appropriate locations. That is certainly one of the reasons we thought this “general” area of about 160
acres for a “generalized” location at this point seemed an appropriate designation.  

The same goes for the community center.  The previous Comprehensive Plan provided that the
designation was at 40th and Rokeby Road, which applied to anywhere generally within ½ mile of that
area.  The site that is included in this recommendation is within that ½ mile location.  Again, in
discussions with Mr. Maddox and some of the adjacent property owners, it seemed quite appropriate
for that designation on the ½ mile.  With regard to access, you would not have the community center
at the intersection of two roads where turning movements become quite difficult.  Again, when you start
to look at the topography of the area and look at drainageways and the possibilities for buffering,
certainly that all seems appropriate.  

Henrichsen reiterated that all of those details have not yet come forward in terms of buffering, how the
site would lay out, etc., and that is why the staff believes these designations are most appropriate to
be “general” at this point.  The original application by Mr. Maddox was for a very specific designation
of an exact location of 20 acres of commercial on the southeast corner, and a very specific boundary
for the community center.  After further discussion, Mr. Maddox agreed that they do not have the details
at this point to have a very specific designation.  That is why a generalized location is appropriate.  

Henrichsen sees a lot of distinctions between this proposal and 84th and Adams where the area has
already been built out and is generally around 3 dwelling units per acre.  

Without those details, Steward wondered what gives staff the confidence that the density will be
increased in this development.  Henrichsen responded that at this point we just have the preliminary
indications from our discussion.  The proposal as discussed to this point certainly has far more multi-
family sites than we typically see.  It has some areas of smaller single family and some areas of
townhomes.  The preliminary information shows that this would definitely be an area of both greater
residential density and also would have far more in terms of road and pedestrian connections.  The
Comprehensive Plan shows a trail through this square mile.  Henrichsen reiterated that the plans are
still very preliminary and that is why the staff believes a general designation is appropriate until those
more specific details come forward.  
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Response by the Applicant

Rierden informed the Commission that the developer has had at least 6 meetings over the last 12
months with the Planning staff.  When this project first evolved, they were talking in terms of some
limited density and the city has taken the position that they would like to have increased density to take
advantage of infrastructure and the costs of infrastructure.  Rierden’s client is certainly in favor of
increased density in the single family, towhhome and apartment complexes.  They are currently talking
about 20-25 dwelling units per acre.  Rierden emphasized that they have come to agreement that these
are “generalized” locations and the details will all be worked out at the time of the use permits, changes
of zone and community units plans.   

Public hearing was closed.

COMPREHENSIVE PLAN AMENDMENT NO. 02002.12
ADMINISTRATIVE ACTION BY PLANNING COMMISSION: October 16, 2002

Taylor moved approval, seconded by Duvall.  

Duvall is glad they are going ahead with this.  He is hopeful the Ridge folks can work out similar plans
and that the densities, urbanization and pedestrian come into play.

Steward believes Seacrest’s argument for fairness in this case holds a certain measure of policy
approach; however, he thinks the development strategies are remarkably different in the context of the
potential of increase in density and getting an unusual option for a residential living environment.  It is
not so much the distance.  The new Comprehensive Plan is based upon distance of traditional density.
When we have higher density development, we need to support it, and in doing so, we need to look
at closer proximity for the commercial and the neighborhood centers.  He believes there is justification
for these being treated differently, even though in close proximity.  
Motion for approval carried 9-0: Steward, Bills-Strand, Krieser, Larson, Carlson, Newman, Taylor,
Duvall and Schwinn voting ‘yes’.












































